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Final Site Plan and Special Permit PLPZ

Foundation House, LLC
To establish an educational institution, not
operated for commercial profit, and

2020 00311 construct and additional building, the result
of which would further exceed 150,000
cubic feet in building volume.
LOCATION: | 124 Old Mill Road
ZONE: | RA-4
PARCEL SIZE: | 75.72-acres (four parcels in total)

Lot 1 —23.996 - acres
Lot 2 —21.77 - acres
Lot 3-15 - acres

Lot 4 —14.954 - acres

Zoning Statistics
Existing Proposed Permitted/Required
CUBIC VOLUME | Not provided Not provided >15O’0.00 requires
Special Permit
May be waived
MINIMUM GREEN AREA | Not provided Not provided under special
permit
GROSS FLOOR AREA:
Lot 1 | 15,860 sq. ft. 15,860 sq. ft. 65,329.11 sq. ft.
Lot 2 | 10,800 sq. ft. 18,200 sq. ft. 59,268.83 sq. ft.
Lot 3 0 0 40,837.50 sq. ft.
Lot 4 | Not provided Not provided 40,712.26 sq. ft.
FAR
Lot 1 0.015 0.015 0.0625 or
Lot 2 0.010 0.019 0.075 if approved,
Lot 3 0 0 per Sec. 6-205 Note
Lot 4 | Not provided Not provided 7(b)
HEIGHT
Main Dwelling: | Not provided Not provided 50 ft.
Event Barn:
SETBACKS FOR BARN
Front: +500 ft. 75 ft.
Side: 52 and 215 ft. 50 ft.
Rear: +700 ft. 75 ft.

STAFF REPORT UPDATE:

The applicant was last before the Commission at their February 17, 2021 meeting. At that time
the application was left open for the applicant to address the following:

e Work with the Historical Society and Preservation Network to address Mill preservation.
e Address Conservation comments about trails and conservation area trespass.
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e Schedule of events Would the applicant consider a “phasing in” size and frequency of
events?

e Was asked to respond to Round Hill Assoc. legal representation’s letter.

The application has provided the following in response to the comments received:

e Applicant has been in contact with the Preservation Network. Discussions are continuing
as to how to proceed with stabilization.

e Applicant has noted continuing discussions with the Round Hill Association.

e Notes that while the Foundation house is a 501(c)(3) the subject property will not be
seeking tax exempt status.

e Provided information as to how the see the well water issue being addressed.

e Has not been able to address Conservation comments, but has just recently received
information locating the area of concern.

The following is an updated staff report.

APPLICATION SUMMARY':

The applicant requesting final site plan and special permit, PLPZ 2020 00311, to establish an
educational institution, not operated for commercial profit, and construct an additional building,
the result of which would further exceed the 150,000 cubic feet in building volume threshold of
Section 6-101(a) on a 4.9466-acres property located at 124 Old Mill Road in the RA-4 zone.

ISSUES / RECOMMENDATIONS:

1.

The applicant indicates that a common property line between lots 1 and 2 would need to be
amended to keep the proposed septic system with the new building on lot 2. An application
for res-subdivision, (PLPZ 2021 00026) has been filed.

The applicant has indicated that they do or will exceed 150,000 cubic feet, in building
volume. No existing or proposed volume numbers have been provided to indicate how much
and should be provided. The Commission must consider the Special Permit standards of Sec.
6-17 when rendering any decision related to exceeding the building volume threshold of Sec.
6-101(a);

As an educational use, a Floor-to-Area Ratio of 0.075 would be permitted per Sec. 6-205 note 7(b).
The applicant appears to have represented the maximum gross floor area based on the 0.0625 ratio,
permitted as-of-right in the RA-4 Zone.

ENGINEERING - The applicant should note the comments from the Engineering Division
that would need to be addressed prior to issuance of any Zoning Permit.

HEALTH - The proposed change of use to a non-residential use and proposed event barn requires
review and approval from the State Department of Health. The State Department of Health has
granted conceptual approval for the proposed septic design. However, the Health Dept. notes that the
use of a well may need approvals from the State as well. The applicant has indicated that the intended
use of the facility would meet the requirements for a non-community well system.
CONSERVATION - Conservation Commission Staff has noted language in the approved
declaration of restrictions for the subdivision that prohibited “laying out of foot or riding paths or
trails.” Analysis of aerial photographs shows a dirt road located between the stone wall and the
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Converse Pond Brook which is not shown on the original subdivision survey or recently submitted
one. They are asking the applicant to address the issue as it within the approved conservation
easement. A copy of the aerial photo used to make this comment has now been provided.

7. If approved by the Commission, FAR, grade plane, height and volume calculations should be
verified by the ZEO prior to issuance of any zoning permit; and

8. The Commission should wait to hear comments from any other relevant Town Departments
regarding this item prior to closing this item and rendering a decision.

DEPARTMENT COMMENTS:

ZEO - see attached
CONSERVATION - see attached

DPW ENGINEERING - see attached
HEALTH - see attached
TRAFFIC - awaiting comments
PROPOSAL:

The applicant is seeking special permit approval to establish a “center for learning” on the 75-
acres site. The site is on the south side of Old Mill Road and bordered by the Merritt Parkway.
The subject property is described and being made up of four separate parcels. Lot 1 is 23.996
acres in size and contains the main house. Lot 2 is 21. 77 acres in size with an existing
caretakers’ cottage, stable with grooms ‘quarters, stone building and shed. Lot 3 is a vacant 15-
acre parcel on the westerly side of the property. Lot 4 is 14.954 acres in size and contains the
historic Gristmill.

The existing mansion and accessory buildings will be retained and a new a conference center, in
the form of an “Event Barn” would be constructed. The existing main house, to be named the
“Foundation House” would be remain with Lot 1, and provide for small meetings and
conferences as well as space for staff. Horse trails on the property would be restored and
available for public use. The grist mill on the easterly side of the property would be preserved.

The lot line between lots 1 and 2 is proposed under a related re-subdivision application, to be
adjusted to construct a septic system for the proposed event a barn and utilize an open field. The
proposed event barn of 7,400 square feet would be constructed on lot 2. Parking for staff is
proposed in the circle in front of the main house and in a parking area to the rear and adjacent to
the main house garage. For conferences and events the applicant has laid out and area for 140
parking spaces on a field to the south of the event barn. Parking in this fields is proposed to be
handled by valets to maximize occupancy and as provided in their parking study prepared by
Adler consulting.

ZONING:

The applicant has indicated that they are applying for a special permit for the change of use and
because the subject property exceeds, or will further exceed 150,000 cubic feet in total building
volume. What has not been stated is what the current volume is and how much it would increase
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by the proposal. Similarly, is how the applicant intents the Commission to consider zoning
conformance; as one large parcel, or lot by lot. With regards to the requested change in use, the
applicant should indicate if that is being requested for the lots, in total, or for some of the subject
parcels. If approved as an educational use, the applicant would be granted an FAR of 0.075 per
Sec. 6-205 Note 7(b). The applicant should provide zoning conformance based on the lots to be
considered in the change of use. Lastly, the amendment of the common lot line between Lots 1
and 2 should be further explained and zoning conformance should be expressed in the existing
and proposed condition. Property lines for real property is proposed to be moved, the
Commission would need to consider that under the related re-subdivision application prior to
action on the site plan/special permit.

DRAINAGE:

As noted the subject property is a +/-75 acres in size, located in the RA-4 residential zone.
According to FEMA Firm Map a portion of the parcel lies within Flood Hazard Zone "AE",
associated with Converse Pond Brook which runs through the south east portion of the property.
The proposed development would include the +/-7,400 square foot convention center,
bituminous concrete driveways, patios and walks, subsurface sewage disposal system, storm
water management facilities, various underground utilities and associated site grading and
landscaping. In total, the development would increase onsite impervious coverage by
approximately 16,744 square feet. The proposed conditions are noted to have a total, on-site
impervious, coverage of approximately 123,777 square feet.

The DPW Engineering Division has reviewed the proposal for conformance with the Town’s
Drainage Manual and best practices, and noted that some revisions are required but could be
addressed prior to zoning permit issuance.

PARKING:

The applicant has noted that a total of four (4) buildings on site are intended to serve programs
for the proposed use of the property. They note the intended occupancy of the buildings on site
as follows:

e The Foundation House, currently the mansion on the Project Site, will be restored and
preserved. The mansion will be able to host up to 30 guests for round table events;

e The Log Cabin, which is located near the Great Pond, can occupy 15 guests for a spiritual
wellness retreat;

e The Stone Stables, formerly a horse barn, will be restored and used as a pre-function or
small lecture space. The stable will be able to accommodate approximately 100 guests;
and,

e The Event Barn will be newly constructed using salvaged materials, keeping the historic
feel of the existing buildings. The barn will serve as a conference room and can
accommodate up to 250 guests, where valet parking will be provided

Two designated parking areas are proposed in the southern portion of the property, for valet
parking during larger private events/fundraisers.
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The expected programs are as follows:

e Systems Convening Workshops, occurring approximately three (3) times a month, on
weekdays between 10:00am and 4:00pm, accommodating 30 guests.

e Systems Convening Workshops, occurring approximately once a month, on weekdays
between 10:00am and 4:00pm, accommodating 100 guests.

e Public Evening Program, occurring approximately once a month, on weekdays between
5:00pm and 9:00pm, accommodating 70 guests.

o Day Fundraiser/Large Private Event, occurring approximately twice a month, on
weekends between 11:00am and 2:00pm, accommodating 200 guests. 30 staff members
will arrive between 8:00am and 6:00pm. Valets will be available to park the cars.

e Evening Fundraiser/Large Private Event, occurring approximately twice a month, on
weekends between 6:00pm and 11:00pm, accommodating 250 guests. 30 staff members
will arrive between 8:00am and 12:00am. Valets will be available to park the cars.

Furthermore, the applicant has stated that they expect the majority of events to be about 25
persons, or less, and not occurring at the same time as larger events so that traffic and parking
could be properly managed. Large events (100 people+) are proposed to be held on Friday,
Saturday or Sundays. All events would be limited to 250 people. For events of 100 people or
more, a valet parking program will be implemented. It has also been stated that even when valet
is not in use, parking attendants will be used to help direct parking.

The applicant’s analysis indicates the peak number of cars estimated for events planned during
the weekdays is 50 cars for about 100 guests. They also estimate that the peak number of cars
for a typical weekend event would be about 125 vehicles for a 250-person event. The applicant
IS proposing to have space for 140 vehicles. However, reaching that number requires valet
parking service to stack cars, sometimes in tandem rows of up to three vehicles, to make it work.
The applicant has also indicated for smaller events, they will still utilize parking attendants to
guide attendees to parking areas and to manage parking. The parking field will also be amended
to have a “durable base.”

It was noted that some of the current drives are less than the recommended 20-ft width (some are
only 18-feet currently. To minimize disturbance and maintain the existing look of the site as
much as possible, the applicant is asking the Commission to waiver the 20-ft width.

As the Commission is aware, parking for not-for-profit schools is at their discretions and needs
to be provided at “an adequate level”.

Comments from the Commission’s Traffic Consultant are were provided in advance of the last
meeting. It was noted that parking on the grass was more than infrequent given the size and
frequency of events. It was also noted that while the Level of Service was found to be good at
peak hours, large events or overlapping smaller event could cause delays at the driveway. It was
recommended that having an adequate driveway width be provided to allow for two-way traffic,
in particular, for delivery vehicles.
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HEALTH:

The subject is currently served by private septic and well. The change of use requires evaluation by the
Town’s Health Department of the current and proposed flow rates, to determine the adequacy of the
septic system design. Additionally, with multiple buildings being attached to a single septic system, the
State Department of Health must approve the design as well. The State Department of Health has
approved the conceptual septic design. Final approval(s) will be required with any request for building
permit. However, the Health Dept. notes that the use of a well may need approvals from the State as well.
The applicant has indicated that the intended use of the facility would meet the requirements for a non-
community well system.

APPLICABLE REGULATIONS:

This application is regulated by the Building Zone Regulations. Of particular significance are
Sections 6-13 thru 6-15, 6-17, 6-93, 6-94, 6-101, 6-158, and 6-205 of the Building Zone
Regulations.
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FOUNDATION HOUSE
THE ARTIST IN RESIDENCE PROGRAM

OUR MISSION

To recognize and encourage artistic expression as a means to shed light on and
stimulate conversations that promote environmental, mental and community health.

THE PROGRAM

FH will put out an open call for applications to invite artists that work in various media
and have varied experience to work and collaborate at the Foundation House estate.
Artists will be chosen whose creative missions align with the FH missions of advancing
understanding of issues in community, environmental and mental health. For example,
a cohort may include a sculptor working with recycled materials shedding light on
sustainability, a painter telling visual stories of oppression or social justice, a writer
recounting experiences growing up in an underserved community, a documentary
filmmaker examining how depression affects a family.

THE DETAILS

FH will host three six-week cohorts of 6-7 artists each year. Artists will live as full time
residents in the main estate house, with all meals provided.

Our concept is threefold: to give artists time and space to create, to create community
and collaboration among artists to enhance their work, and to share their ideas and
expertise with the Greenwich community.

In order to accomplish the third goal, each of the Artists In Residence will be required
to 1.Teach a two hour class or studio for the outer community during their session and
2. Participate in a 4 hour “Meet The Artists” open house at the end of each cohort.

OUR PARTNERS

We have formed a partnership with RISD to help us select candidates; as the program
grows and we receive more applicants, we will be formalizing a larger committee to
review applications and establish a board of directors.
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As with the conditions regarding site activity, above, RHA would support an approval of this
application conditioned on the Applicant demonstrating that it has achieved the IRS 501(c)(3)
status and is properly qualified to do business in Connecticut.

Thank you for your consideration. RHA looks forward to the opportunity to participate at the
next session of the public hearing in this matter.

Sincerely,

Fome Koewse

Evan J. Seeman

Copy: Patrick LaRow, Deputy Director Planning and Zoning/Assistant Town Planner
Thomas J. Heagney, Esq.





